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PH LADELPH A HOUSI NG AUTHORI TY

FOREWORD

In 1992, the Authority was on a fast track to disaster. Deplorable
housi ng conditions, lack of a maintenance program wastefu I
spendi ng, sl ow noderni zati on, political patronage, and procurenent
irregularities were just a few of the problens noted in our Ma vy
1992 audit report.

Those conditions, together with nedia attenti on and congressi onal
hearings, led to a HJUD take-over by appointnent of a "Specia I
Master”. Unfortunately, the techni cal assistance and financ ial aid
provided by HJUD was viewed by local officials, in a highl y
political environnent, as an attenpt by the opposing party t 0]
intervene in the Adty's patronage haven. As a result, 16 no nt hs of
reorgani zation efforts and many dol |l ars were wast ed.

Wien the national political Admnistration changed after the 1992
election, the Mayor and Gty Council saw a partner and financia I
provider in HD and nade an ag reenent with the Secretary to becone
nmore active and responsible for the admnistration of th e
Aut hority. The Mayor appointed hinself the Chairman of the Board,

and hired the well respected former Gty Councilman and Stat e
official, John Wite, as Executive Drector. A 24-Mnth Qer ati onal

| nprovenent Pl an was adopt ed.

The Executive Director was given the latitude to hire a cadre o f
top managers wth public housing experience and respecte d
credentials. The strides nade to turn around 20 years of decline
have been inpressive. Some highlights include:

. Gaining the trust, confidence, support and patience o f
Aut hority residents.

. Being responsive to residents' concerns for energencies :
safety and security, and the need for a voi ce i n managenent.

. Staffing, training, and operating a procurenent office that S
in ful | conpliance with applicable Federal, State and | oca I
| aws.
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. Hol ding Authority directors and managers accountabl e for the ir
areas of operations.

. Establishing a highly qualified Inspector CGeneral's office :
and a systemto follow up on prior audit recomrendati ons.

. Wrking with HUID technical ass istance and funding to denolish
obsol ete high-rise buil dings.

The progress nade to date has not been easy or wi thout problens
The Authority is a large organ ization of over 2,100 enpl oyees, and
43 devel opnents. Organi zati onal change fromthe foundati on up and
over haul i ng basic operational systens is a | ong-term process.

Unfortunately, this tine consumng foundation-building and th e

recovery steps taken so far are not yet reflected in the qua lity of
life for nost residents. Many units remain vacant, routin e
mai ntenance is still a goal, security and safety issues are real

and noderni zation and replacenent efforts slow Devel opi ng a

highly trained and qualified s taff takes tine. Ad habits die hard
and nanagenent has a difficult task ahead, but we believe they are
on the right path.

In addition to providing over $1 billion in financial assistanc e
over the last four years, HUD has al so nade technical assistanc e
contracts available and performed a conprehensive Mdernizatio n
review and PHVAP confirmatory review, and al so schedul ed a Section

8 reviewto assist the Authority.

The problens facing the Authority are conpl ex and have devel ope d
over a period of 20 years. They will not go away overnight, an d
managenent needs to assure that the operational foundation, o r
roots of recovery, are firmy planted and well-nonitored a S
rebui | di ng occurs.

In our opinion, the present nmanagenent has nade inprovenents, | S
working in that direction, and needs to remain coonmtted to a well
pl anned and qual ity process.

kkhkkkkhkkikkikhkkk%k

W have identified several areas where we believe the Authorit y
needs to continue to concentrate their efforts at nanagenen t
i nprovenent so that the recovery process can nove forward.

. Wiile the Authority has nade a record nunber of vacant units

avai |l abl e for occupancy, its strategic plan shoul d be expand ed
to account for and assess the viability of all 7,000 occupied
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and vacant scattered site units. Qver the years, th e
mai ntenance and repair attenpts on these 100 year old unit S
has been extrenely costly. In areas where the average narket
price is less than $50,000 the Authority has, in some cases,
spent in excess of $150,000 per unit for renovation.

. The Authority needs to coordi nate renovati on and noderni zat i on
wth the Aty Gfice of Housin g and Community Devel opnent and
ot her Gty services in neighborhoods scheduled fo r
revitalization

. Pilot prograns like ART and other resident job trainin g
prograns have proved too costly and/or slowto nmake any tinme ly
progress in putting vacant uni ts back on |line. Better methods
must be expl or ed.

. More enphasis needs to be placed on hiring and trainin g
qualified construction nmanagers, inspectors, and md-|eve
manager s and supervi sors.

This report details the problens confronting the Authority today,
steps they have taken to address the problens, and the progres S
made to date. W have al so provi ded recommendati ons to assi st HJUD
staff and Authority nanagenent in continuing to inprove operations
and the quality of living conditions for the residents.
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Executive Sumary

We conpleted a review of selected operations of the Philadel phi
Housing Authority (Authority). The purpose of the review was t
determine the progress of the Authority in inproving operations
living conditions, and correcting deficiencies cited in our M
1992 audit report. W also examned the Authority's progress i
neeting the 24-Month Qperational Inprovenent Plan initiated i
Decenber 1993 as part of a partnership agreement with HUD, afte
the Authority's default and breach of the Annual Contribution
Gontract. The 24-Month Qperational | nprovenent Plan was a r oad
for change and prioritized nodernization activity, residen
services and inproving day-to-day operations.

oo

3
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At the end of the two years not all parts of the plan wer e
conpl et ed. However, significant acconplishnents nade included ;
the inplenentation of a newlease; the rehabilitation, repair and
rent-up of over 2,400 wunits; various training provided 't 0]
enpl oyees; Voluntary Vendor Paynent Program to increase ren t
col l ections; and, a consultant hired to devel op and hel p i npl enent
standard operating procedures. Addi tional acconplishnents ar e
listed in Chapter 7.

The problens that confront the Authority devel oped over a lon g
period of time. Since 1993 the Authority has received over $ 1
billion from HUD, with approximately $470 mllion related t o]
n
I

noder ni zati on and repl acenent of units. Inits 1992 Five Ye ar Pla
the Authority anticipated a need of over $1 billion in capita

i nprovenents for the various devel opnents and scattered site units.
V¢ have been advised by HUID staff that the estinate provi ded by the

Authority at that tine was low and the anount needed coul d be nmuch
higher. HUD staff feels strongly that the Authority's inpro venent s
will be directly tied to the nodernization of its units.

Al though the Authority has shown great inprovement in it S
operations, it still needs to try to accel erate inprovenents in the
foll owi ng areas.

Al though the Authority has nade grea
Vacancy Reduction strides in renovating and repairin
vacant units, it should expand it
strategic plan to account for an
assess the wviability of all 7,00

[eNeo R, N(ola
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Inspections

Maintenance and Work
Orders

Admissions and
Occupancy
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occupi ed and vacant scattered site units,

to address: the high cost of renovation
versus conventional units; coordinatin
with Gty agencies so that only units in
st abl e or revitalized ar eas ar
renovated; and, the slow progress i

putting scattered site units back i

l'ine. The Authority should also se
realistic rehabilitation goal s an
include them in the Mnorandum o
Agr eenent .

The Authority's yearly HQ inspection
of units did not include tineframes t
bring failed units up to H®E. Th
Authority should establish a mechanis
to evaluate, on a yearly basis, it
pr ogr ess in bri ngi ng a certai
percentage of its failed units up t
HQS, and assure that it hires an
trains qualified con struction nmanagers,
inspectors, and md-1|evel supervisor
and nanagers.

The Authority did not ensure that wor
orders generated from HXE inspection
were tinely recorded into its system
and that all work orders are conplete
before they are renoved from th

system In addition , the Authority did

not paint units after repair and/o

repl acement of ceili ngs and walls. The
Authority should ens ure work orders are

prepared for all repairs identified o
HX reports, and all repairs ar
conpl et ed. Also, wunits should b

repainted after repairs are nade t
wal I's and ceilings.

The Aut hority did not mai nt ai
sufficient screened applicants on it
waiting list, tinely reassign read
units or have a HUD approved Adm ssio
and Qccupancy policy in effect. Th
Authority should naintain sufficien
screened applicants on its waitin
lists, assure managers tinmely repor
t he st at us of assi gned units
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Tenants Accounts
Recavable

Administration

Agreements with HUD

Other Matters

periodically update applicants files and
i mpl enent an approved Admssion an d
Qccupancy policy.

Tenants accounts receivable are stil |
excessi ve. The Authority shoul d
inplenment its propos ed tenant repaynent

agreenent, strictly enforce its leas e
requirenents, fully develop the othe r
proposed strategies and inplement a
systemto ensure res ident enpl oyees are

current with their rent and delinquen t
resi dent enpl oyees' bal ances ar e
brought current. Al so, the evicti n

e

0
process nust be inproved using th
strategi es previously proposed.

The Authority should ensure that th e
managenent information system and th e
standard operating p rocedures which are

bei ng devel oped provide: meani ngfu |
reports, accessibility to al |
departnents, appropriate training, an d
conmply wth all applicable require -
nment s.

The Authority's 24-Month Qperationa |
| mpr ovenent Plan for Phase |l does no t
include a definitive PHVAP baselin e
and tineline. The Authority shoul d
devel op and inplenent a Menorandum o f
Agreenent which includes a definitiv e
PHVAP basel ine and ti neli ne.

The <continuing rise in legal cost

i ncurred by the Authority, th
expenditure of Drug Himnation Gan

f unds by a Tenant Managenen
Corporation, and the lack of progres
in getting rehabilitation done on th
Sout hwar k Pl aza deve | opnent are matters
whi ch require Authority and HJU D
attention. Review and evaluation o f
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the Authority's plans to control it
legal costs is needed, and guidanc
shoul d be provided; nonitoring should be
initiated with regard to the use of Drug

B imnation G ant funds by th
Abbot t sford Homes  Tenant Managenen
Cor por at i on; and, review and an

necessary revision of the plans an
proposals recently submtted for th
Sout hwark Pl aza rehabilitation should be
expedi t ed.

Qur observations were discussed wt
Authority's Comments Authority staff during the review W
also met with Authority officials an
obt ai ned their or al and witte
conmment s on the prelimnary draf
report summarizing the results. W
followed up on the additional/update
i nformation whi ch t he Aut hori t
provided and revised our report a
appropriate. The Au thority's letter of
Decenber 5, 1996 (Appendix C note
t hat our draft report accuratel
depi ct ed the Authority's curren
situation and placed it in its prope
cont ext . The Authority also offere
comments to clarify certain areas, an
outlined the measures taken to addres
the issues raised in our draft report
Specifically, the Authority comente
on Chapters 1 thru 8, except fo
Chapters 2 and 3; we sumarized th
Authority's coments in each chapter.

Appendix B contains a listing of al

Recommendations the recommendations included in thi

Controlled report. Because inplenentation of th
recommendations is a critical elenen
in the Authority's ongoi ng managenen
i nprovenents, the reconmmendations wi |
be controlled in accordance with HJU
Handbook 2000. 6 REV- 2, Audi t
Managenent System
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Introduction

The Philadelphia Housing Authority (Authority) was organized in 1937 under the laws of th e
Commonwealth of Pennsylvaniato develop, acquire, and operate low rent housing programs. The
Authority's public housing inventory includes gpproximate ly 15,000 dwelling unitsin 43 conventional
developments and 7,000 scattered Ste uni ts. In addition, the Authority's Section 8 Program consists
of approximately 10,000 certificates, vouchers, and moderate rehabilitation units.

The Authority administers public housing through an Annual Contributions Contract (ACC) wit h
HUD, whereby the Authority receives financial assistance from HUD for the following primar y
activities:

. annual operating subsidies to operate and maintain its housing developments;

. modernization/comprehensive grant funds to upgrade units;

. drug elimination grant funds primarily for eliminating drug-related crime an d
problems associated with it;

. Hope VI funding for grants to revitalize severely distressed public housing an d
expand assisted housing opportunities;

. development grants for constructing new units; and,

. vacancy reduction funds for rehabilitation of units.

The Authority also manages a separate Section 8 program under which private landlords provid e
housing to low income tenants.
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From 1993 to 1996 HUD provided over $ 1 billion to the Authority for various programs. It should
be noted that although the Authority has received a significant amount of funds over the past four
years for capital improvements, the amount received is not enough. Inits 1992 Five Y ear Plan the
Authority anticipated aneed of over $1 billion in capital improvements for the various devel opments
and scattered Site units.

The Authority has afive member Board of Directors. Mayor Edward G. Rendell is the Chairman.
The Executive Director is John F. White, ¥. The Authority's main office islocated at 2012 Chestnut
Street, Philadelphia, Pennsylvania

The Authority has been designated "troubled” by HUD because of its inability to correct thelon g
ganding problemsin its operations. The Authority has been troubled since December 1984. In 1992
HUD initiated a new program caled the Public Housing Management Assessment Progra m
(PHMAP) to evauate public housing authorities performance.  Since the inception of PHMAP the
Authority has made significant improvements each year.

Since 1993 the Authority has increased its PHMAP score 190 percent.

A public housing authority with atotal w eighted PHM AP score of |ess than 60 percent is designated
astroubled. Because the Authority's most recent PHMAP score was less than 60 percent, it is still
designated a troubled agency.

Asareault of theimprovements shownin 1994 for its modernization program, the Authority was no

longer considered troubled with regard to its modernization activities, and received an additiona |
$5,591,299 in Comprehensive Grant funds. In 1995 the amount increased to $8,296,458.
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The objective of the review was to assess the progress made by the Authority in implementing the
drategies detailed in its 24-Mon th Operational |mprovement Plan and to evaluate the improvements
made since our last audit report dated May 26, 1992. The review was performed between Marc h
1995 and November 1996, and covered the perio d December 1, 1993 through March 31, 1996. The
period was extended as necessary to include data made available in November 1996, so that ou r
report would reflect current conditionsand status.  We reviewed pertinent records at the HUD office
and at the Authority's offices, interviewed HUD and Authority staff, and performed site inspections
at various properties.

Our review included areview of the following:

. HUD monitoring reports and other correspondence

. Consultant studies

. Independent Public Accountants reports

. Draft Memorandum of Agreement dated September 5, 1996

. Twenty-four Month Operationa Improvement Plans and Quarte rly Status Reports
. Public Housing Management Assessment Program records

. Inspection reports, work orders, tenant accounts receivable reports, Voluntar y

Vendor Payment Program status reports, vacant unitsr eports, ready units reports,
unit turnover reports and production reports for units rehabilitated

. Draft Admissions and Occupancy Policy
. OIG audit report dated May 26,1992
. Comprehensive Grant Program - Five Y ear Plan, 1992 - 1997

We provided a copy of this report to the Executive Director of the Philadel phia Housing Authority.
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Chapter 1

VACANCY REDUCTION

The OIG audit report dat ed May 26, 1992 stated the Authority had 4,538 vacant units as of August
31, 1991. The Authority attributed its growing vacancy problem to its scheduled modernizatio n
program. However, the audit disclosed that the Authority was unable to: manage its funds, control
maintenance staff, plan for long-term vacancy, and measure performance.

One of the specific areas addressed in the 24-Month Operational Improvement Plan was vacanc y
reduction. The Authority characterized the problems causing itsexcessv e vacanciesas "maintenance
problems’, due to inadequate maintenance & aff, no action plan to address the backlog of on-demand
maintenance of occupied units, considerable delay in scattered sites obtaining contracts to resolv e
heating problems, and unhealthy and unsafe grounds.

Vacancy Trends

1996

4,940

22.4%

Observations

Number of

24.4%

For the three fisca years since the OIG audit report wa s
issued, the number of v acant units and the vacancy rates were
asfollows:

1994
1995
Vacant Units
5084 5511
Vacancy
Rate 21.9%

Although the number of vacant units has increased by 57 1
units since 1994, it appears that the Authority has stabilize d
the vacancy rate. Also, because of the HUD proposed Find
Rulefor PHMAP, the Authority has reduced its vacancy rate
to an adjusted vacancy rate of 4.23 percent for the year ended
March 31, 1996 by excluding certain units. For example ,
included in the 5,511 vacant units for the year ending March
31, 1996 were 3,825 vacant units under modernization an d
796 vacant units that were approved for demolition or
disposition, as well as units that were abandoned by tenant s
but property was left in the units. In addition, the Authority
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Authority Strategies

Progress Made

97-PH-201-1004

excluded fire-damaged and casualty units, and units awaiting
HUD approva for demolition or disposition.

The Authority developed the following strategies to reduc e
the number of vacancies:

The pace of the Apartment Renovation Teams (ART )
work would be stepped up and scattered site vacancie s
would be addressed at a quicker rate, and at a decreased
Ccost.

Agreements would be entered into with the City of
Philadelphia which would enable City agencies to
rehabilitate serioudy-impaired occupied and vacant
scattered site units.

The Job Order Contracting (JOC) System would b e
implemented, allowing the Authority to contract wit h
multiple contractors to rehabilitate a large number o f
scattered site units.

With the advent of the Comprehensive G rant Program, the
Authority adopted a new approach to modernization that

should sgnificantly reduce vacanciesin conventional sites.
Entire sites would be completed and work would n o
longer be piecemedl.

A great many long-term vacancies are in development s
which are designated for comprehensive modernizatio n
and have funding assgned to them under the
Comprehensve Grant Program (CGP), Comprehensiv e
Improvement Assistance Program  (CIAP), Maor
Recongruction of Obsolete Public Housing (MROP), and

the Urban Revitalization Demonstration Program (URD).

Most of the developments are entering the design phas e
and construction will be on the way within the two yea r
time period.

PHA will aso renovate vacancies throughout the Authority's
sites using the operating budget.

UNIT REHABILITATION

From April 1, 1994 to March 31, 1996, the Authority
renovated and repaired 2,452 units that were vacant for ayear
or more. The Authority also implemented several of th e
above noted vacancy reduction programs to renovate long -
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term vacant units. The vacancy reduction programs included the Apartment Renovation Team
(ART), Job Order Contract (JOC), independent contractors contracted by City agencies |,
maintenance staff and force account labor. Inthisregard, ase parate review of the ART program
found that it was too costly and did not meet resident training expectations, as detailed in our
report dated February 29, 1996.

The ART and JOC programs primarily targeted scattered site
Costs units. Thesetwo programs proved to be very expensive. The
Authority rehabilitated 379 scattered site units under thes e
programs over a
two-year period at a cost of $44.4 million, or an average cost
of $117,258 per unit. In comparison, under the JOC program
the Authority rehabilitated 123 conventiond s ite units at a cost
of $2.19 million, or an average cost of $17,857 per unit.

The age of the housing stock has contributed to the cost t o
Housing Stock rehabilitate units. The scattered site units are 80 to 100 years
Characteristics old, and are scattered throug hout the City. On the other hand,
the mgjority of conventiona units range from 24 to 58 years
old. Also, it is not uncommon to find the Authority
rehabilitated a scattered Site unit that is su rrounded by boarded
and vacant property that is not owned by the Authority.

Recommendat i on The Authority should expand its strategic
plan to account for and assess the
viability of all 7,000 occupied and

vacant scattered site units. The plan
shoul d address: the high cost of
renovations ver sus conventi onal

devel opnent s; coordinating wth Gty
agencies so that only units in stable or
revitalized areas are renovated; and, the
slow progress in putting scattered site
units back on line.

The Authority contracted with local Gty

Coordinated Efforts agenci es (Phil adel phia  Redevel opnen t
Aut hority and Phi | adel phia Housin g
Devel opnent Corporation) to rehabilitate
58 units. The nmaintenance staff ha s
repaired 1,720 long-term vacant units
and force account |abor rehabilitate d
172 wunits. Over a two-year period th e
Authority has rehabilitated or repaire d

an average of 102 units per nonth.
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Recommendat i on

Suggested Method

Authority's Comments
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Wi | e significant pr ogr ess in
rehabilitation has been made, we
reconmend t he Aut hority establish
realistic goals on the nunber of units to
be rehabilitated or repaired on a nonthly
basis, and include the goals in the
Menor andum of Agr eenent.

Ohe nethod the Authority can wuse t
establish goals for unit rehabilitatio
is to use the nunber of units schedul e
for nodernization. For exanple, as o
March 31, 1996 the Authority had 3,82
units schedul ed for nodernization. Th
Authority can establish nonthly an
yearly goals related to that nunbe
within the established tine periods, and
establish simlar goals for vacant units
to be repaired by the nai ntenance staff.

NN el ol o)

The Aut hority i ndi cated t hat th e
conprehensive plan to deal wth th e
scattered site inventory, which wa s
provided to our staff, sets fo rth a four-

pronged planning approach for dealin ¢
with the vacancy issues throughout it s
i nventory, i ncl udi ng privatization |,
demolition, di sposition an d
rehabilitation of both vacant an d
occupi ed properties. Snceth e Authority
can now mnake decisions about whethe r
scattered site units are rehabilitate
versus denolished, rehabilitation cost s
shoul d be nore reasonabl e.

o

The Authority has also been workin g
cl osel y wth sever al nei ghbor hoo d
organi zations and Comunity Devel opnen t
Corporations (CDCs) that are receivin ¢
Comunity Devel opnent Block Gants fro m
the G ty. The Authority and the CDC s
often rehabilitate several properties on

the sanme block or in the sam e
nei ghborhood in order to facilitat e
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OIG Evauation of
Authority's Comments

conpr ehensi ve comuni ty devel opnen
goal s.

The Authority also stated that it
policy, in place for about one year
mandates that all of its scattered sit
properties on a particular block may b
rehabilitated only when the block is a
| east 85 percent occupi ed.

The Authority's "Conprehensive Vacanc
Reducti on Plan for Scattered Site
Properties” which we reviewed is base
only on the 1,860 scattered site unit
that are vacant. The plan shows tha
1,276 of the 1,860 vacant scattered site
units are schedul ed and/or proposed fo

moder ni zati on, rehabilitation
dermolition, or for private managenent
However , 584 wvacant wunits were no

addressed in the Authority's vacanc
reduction plan.

Al though, the plan does not address th
5,140 scattered site wunits that ar
occupied, a significant nunber of thes
units are in need of najor rehabilita
tion. As noted in this report, 8
percent of the scattered site wunit
inspected by the Authority staff faile

H®E.

The Authority's policy, that in block
which are at |east 85 percent occupied
they may rehabilitate all of th
scattered site properties on that bl ock,
does not address the condition of th
non-PHA properties that are occupied

Are these properties in need o f repair or

rehabilitation? Can the Authorit
request that Gty agencies provide th

(7))
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e

private homeowners the necessa ry funds to

repair or rehabilitate these properties?
During our I nspecti ons we not e
properties that were occupied by non
Authority residents that needed najo
rehabilitation.

It is also our concern that, even if the
Authority could rehabilitate all of th
scattered site wunits, its ability t

d

r
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maintain units scattered throughout th e
Gty is questionable.
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Chapter 2

The previous AG
Authority did not
condition for its

provide units that were in good repair an
residents. Specifically, 99 percent of unit

| NSPECTI ONS

report dated May 26, 1992 showed th

n o o

inspected by A Gdid not meet HUD Housi ng Quality Standards (HX®)
because the Authority failedt o hire, nobilize, equip and properly
deploy its mai ntenance staff.

Planned Improvements

Observations

Accomplishments

The Authority's 24-Month perationa
| nprovenent Plan stated the Aut hori t

woul d adopt HUD HQE as the standard fo

its units, and would inspect all wunit

tw ce every year (one preventive and one
nmanagenent ). In addition, all najo
systens were to be inspected and a pla
developed for all systens requirin
repairs. The Authority would provid
bot h i n-house and/or outside training to
nmanagenent staff in the use of HQ
i nspection procedures. Each Housin
Manager was to conplete HQS training b
June 30, 1994 and all units were to b

inspected using HX, starting July 1
1994.

(Il

oQ S —

o< Q

The Authority has vastly inproved it s
i nspections of units since the inception

of the 24-Month Qperational |nprovenen t
Plan. The Authority has adopted an d
i npl enent ed HUD Section 8 HQ S
requirenents as the standard for it s
public housing units, and as o f March 31,

1996, the Authority's reports showed i t
had inspected 99 percent of its unit s
usi ng the new st andards.

The Authority staff inspected 19,40
units, and 9,129 units, or 47 percen
failed to neet HQ8. A mgjority of th
failed wunits are in the Authority'
scattered sites inventory (7,196 of th
19,407 units inspected by Auth ority staff
were scattered site units, wt h 6,157, or
85 percent failed, whereas only 2 4
percent of the conventional site unit s
failed). The scattered site u nits, which
are generally row hones, are from80t o
100 years old and in need of nmao r

(OB 2 BN BN |
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OIG Opinion

Recommendat i on

PHMAP Evaluation of
Training

Recommendat i on
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rehabilitation. Al though the Authorit vy
has i npl ement ed new progr ans, such as the
Apartment Renovation Team (ART) and Jo b
O der Contract (JOC), to rehabilitat e
these units, the nunber of uni ts rehabbed
on a yearly basis has not nade a
significant dent in the inventory. Fo r
exanple, fromApril 1, 1994 th rough March
31, 1996 the Authority rehabilitated 379
scattered site units under the ART an d
JQC progr ans.

It is our opinion that the Aut hority wll
not be able to bring a signifi cant nunber
of scattered site units up to HB within
the next two to three years, b ecause they
are in need of major rehabilitation
Specifically, in the Authority's Fiv e
Year Conprehensive Gant Plan that wa s
submtted to HU in 1992, the Authorit vy
estimated that it would take upwards o f
14 years to nodernize all of i t's housing
stock and bring it up to H®E.

VW recommend that the Authority establish
a nmechanism to evaluate, on a yearly
basis, its progress in bringing a certain
percentage of its failed scattered site
units up to HQS.

The HUD Public Housing Managenen t
Assessnent Program (PHVAP) confirmatory
report dated Septenber 30, 1996 showe d
the Authority has significantly inproved
its inspection of units. However, th
report indicates the Authority stil
needs to provide additional training t
sonme of its inspectors in the areas o
properly conpl eti ng t he I nspectio
reports, and determning whether th
units pass or fail HXE.

® > "0 — O

W recomend HUD assure that the
Authority hires and trains qualified
construction managers, inspect ors and the
necessary m d- | evel manager s and
supervisors, so that units conply wth
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Lead-Based Paint

Recommendat i on

Handheld Computers

Evauation and Opinion

HQS and inspection reports are properly
conpl et ed.

The Authority's inspection reports di

not identify whether units were free o
peeling, chipping or |oose paint, whic
is an indi cation of |ead-based paint.
V¢ inspected 11 units and found peeling,
chipping or loose paint in all 11 units;
also, this itemwas not filled in on the
Authority's inspection reports. Th e
PHVAP confirnmatory reviewteam also cited
this problem during their review, the vy
found that the |ead-based paint sectio n
of the inspection reports was no t
addressed in 172 of 336 inspection s
revi ened.

> Qo

VW recommend HUD require the Authority to
fill in the |ead-based paint section of
its inspection reports, and renove al l
peel i ng, chipping and | oose paint found
in its wunits, wth priority given to
units with small children.

The Authority stated in its 24-Mont h
Qper at i onal | nprovenrent Plan that | t
woul d purchase handheld conputers t o
record and track HQX inspections of it s
units. The Authority has contracted with
a supplier to provide the handhel
conputers. The contractor has passed the
acceptance tests, and training in usin ¢
the equipnent is being planned for th e
admnistrative personnel. In addition ,
the Authority has trained its managers in
how to perform HJU Section 8 HQ S
i nspecti ons.

o

The Authority has been proceeding in a
manner that indicates it will acconplish
the goals set inits 24-Mnth  Qperational

| nproverent Plan in the near future
Specifically, it is expected that al |
units wll be inspected for the curren t
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fiscal year and the inspections will b e
recorded and tracked using the handhel d
conput ers.
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Chapter 3

MAI NTENANCE AND WORK CRDERS

The O G audit report dated May 26, 1992 showed the Authority wa S
not performng repairs to its occupied units in a timely manner

Specifically, the report stated that approxinmately 50 percent o f
the Authority's work orders were not conpleted on tine due t o]
insufficient staffing and vehicles, inability to get supplie s, lack

of access to units,

Planned Improvements

and | ow productivity fromstaff.

The Authority's assessnent of it
mai nt enance nanagenent in the 24 Mont
Qperational Inprovenent Plan stated th e
fol | ow ng:

= 0]

" The unfortunate state of PHA s
mai ntenance program is that occupie d
units suffer froma history of deferre d
nmai nt enance so extensive that many peopl e
who can ill afford to go elsewhere ar e
forced to nove out of Public Housing
Units newWy vacated are left unattende d
and sinply becone part of PHA's hug e
inventory of |long termvacancies. During
this twenty-four nonth period, PHA wl |
insure that site managers have staff in
sufficient nunber and with appropriat e
skills to assure that occupied units are
serviced for preventive, routine an d
ener gency mai ntenance; that ne wy vacated
units are quickly discovered, inspecte d
and prepared for |easing; and the vacant
units which have major physica | needs are
assessed, assigned funding and placed in
the operating system which deals wit h
major rehabilitation work. W believ e
that the requirenents for main tenance and
rehabilitation over the next two year s
are wunusual and nust be aggressivel vy
addressed. By the end of the twenty four
nmonths we intend to have a maintenanc e
system in place which operates in a
normal nanner neeting the ongoing need s
of the sites".
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VAl NTENANCE

The Aut hority identified specifi ¢
Specific Problems and problens wthin its naintenance syste m
Solutions and proposed specific actions to correct
them as foll ows:

Pr obl ens

e Procedures need to be rewitten an d
streani i ned.

e Staffing is inadequate and inproperl vy
trai ned.

 Lack of an adeq uate conputer systemto
handl e t he wor kl oad.

Sol uti ons

e Codes wll be set up to identify wor k
orders for preventive naintenance |,
annual HQS inspections, daily an
schedul ed mai nt enance activities.

 Wrk plans to b e devel oped by June 30,
1994 for the conpletion of preventiv e
mai nt en ance and i nspecti on work
orders.

e Standard operating procedures for th e
wor k order systemto be conpleted b vy
August 31, 1994.

o

Staffing

* Wirk assignnent s will be devel oped for
each staff nenber.

* An  evaluation system identifyin
rewards and consequences related t
performance to be established by Jun
30, 1994.

e Housing Managenent staff will desig
and inplenent the nmaintenance wor
flow so that nodernization, in-house
activities and contracted work wil
provide the w dest possible area o
coverage, to provide safe, decen
housing and a h igh quality of life for
current residen ts and an inproved unit
turn around to house people who are
currently on the waiting |ist.

xS D O«

— —h —

Purchasing and Materials
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Consultant Evaluation

Accomplishments

Work Orders
Outstanding

Number Reduced

e The Standardization Commttee wl |
conduct an inve ntory of the warehouse,

rewrite the specifications in th e
supply cat al og and expand it s
contents. In addition, nore truck s
wll be purchased for the scattere d

sites, and truc ks will be stocked with
suppl i es daily.

An eval uati on of the Authority' s
mai nt enance departnment was conm ssi oned
and conpleted by an outside consultant

who provided recommendati ons to correc
the cited problens. The consultant i

currently helping the Authority t
i npl emrent the recomendat i ons.

o wnw —-

In addition, the Authority has: created

a conbustion unit to handle its heatin g
pr obl ens; equipped its sites wt h
conputer termnals and printers; created

a Department of Environnental Services to
handle its |ead-based paint problens ;
hired additional naintenance personnel ;
and, equi pped its nai ntenance depart nent
wth additional vehicles to he Ipwthits
oper ati ons. Also, the Authority ha s
recently provided training for its staff

in recording work orders in its system

WRK CORDERS

The Authority has steadily reduced bot h
t he nunber of outstanding work orders and
the elapsed tinme for conpleting bot h
enmergency and other work orders. W e
reviewed the Authority's outst andi ng work
orders as of Septenber 30, 199 5 and found
55,632 outstanding work orders, whic h
i ncl uded 3, 246 emergency work  orders that
required attention within 24 hours.

By March 31, 1996, the Authority ha d
reduced the nunber of outstanding wor k
orders to 12,710, and abated o r
corrected 97 percent of its enmergenc y
work orders within 24 hours. This wa s
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HQS Inspections and
Work Orders

Work Orders Not
Prepared

PHMAP Assessment

Recommendat i on

97-PH-201-1004

acconpl i shed by renoving conpleted |,
dupli cat e, and abated energency wor Kk
orders from the system along wth a
nmassi ve canpaign to conplete w ork orders.
The March 31, 1996 figures were verified
by HUD s PHVAP confirnatory review team

Al though the Authority has significantly
reduced its outstanding work orders, i t
should strive to further inprove it
tinely preparation of work order s
generated by HX® inspections, and ensure
that all units are repaired tinely an d

nmeet H®E.

(7))

e initially revi ewed 23 faile d
inspection reports in April 1996, fo r
reports prepared as of March 31, 1996
and found work orders were not prepare d
for 21 of the 23 reports. Afte r

providing the results of our inspections

of selected wunits (Appendix A w e
followed up on the reports and found the
Authority subsequently prepare d sone work
orders on each of the inspecti on reports,
but work orders were not prepared fo r
all repairs identified on the reports.

HIOD s review of the Authority's 1995/9 6
PHVAP report indicated that the practice
of not preparing tinely work orders fo r
HX inspections still exists. The HU D
teamrevi ewed 336 annual inspections and
found that work orders were prepared for

only 52 percent of their sanple, and i n
only 22 percent of those inspe ctions were
work orders prepared for all repai r
itens.

W recommend HUD ensure that the
Authority timely prepares work orders
for all repair itens identified on annual
HQS i nspection reports.
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Work Orders Closed
Out

PHMAP Assessment

Recommendat i on

Painting Units

Recommendat i on

VW inspected eight scattered site unit
and three conventional units selecte
fromthe Authority's work order reports.
Five of the units had nmajor repair itens
that had been conpleted, but we foun d
work orders closed out for repairs tha t
were not perforned (Appendix A). Th e
residents at these units said th e
t
d
r
d

o w

Authority maintenance staff would visi
the units with a promse to return an
conplete the repairs, but they neve
returned. Sone of the conditions foun
were detrinental to the reside nts' health
and safety. W were acconpani ed on these
inspections by the Authority's staff.

The HUD PHVAP confirmatory review tea m
also found that the Authority was cl osing
out work orders before the deficiencie
were corrected for units they were no
able to enter after three unsuccessfu
attenpts, and for work orders that wer
referred to Central Mi nt enance.

o ——Ww

Overall the conventional sites units were
in better condition than the scattere d
site units.

We recommend HUD require the Authority
ensure all work orders are conpleted
prior to being closed out.

The Authority's Miintenance Departnen t
did not paint occupied units. Most of the
units' walls were filthy, and even whe n
walls and/or ceilings were repaired o r
repl aced, they were not repainted |,
leaving large, unpainted patches. A
Super i nt endent at one site said th e
Authority did not paint units, even after
repairing or replacing walls a nd ceiling.
This practice nade even units that wer e
repaired look shoddy and not up t o
standards expected of public housin g
units.

W recomend HUD ensure that the
Aut hority i npl enent s procedur es to
r epai nt units after repair and/or
repl acement of ceilings and walls.
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Chapter 4

ADM SSI ONS AND OCCUPANCY

The Authority has inplenented a new system to screen and place
applicants fromits waiting lists. Applicants are now inforned
timely when vacant units becone available for rental, and Authority
staff are making efforts to obtain necessary police reports faster
to enhance screening of applicants. In addition, the Authority
inplenented its new |lease in July 1994, and all tenants are under
the new | ease, except for those who are in litigation

W reviewed the Authority's Ileasing
process and nmanagenent of its waiting
lists for the period March 1994 to May
31, 1995. In addition, the Authority
|ater provided a report dated April 2,
1996 for review showing the units that
were ready for rental and thei r status as
of that date.

From March 1994 to May 1995, the

Reassigning Units Authority had an average of 199 units
ready for rental each nonth, and placed
an average of 117 new and transferred
tenants each nonth. The Authority placed
1,763 tenants during the period, of which
885, or 50 percent, were tenants
transferred from other Authority units.
As of April 2, 1996 the Authority had 158
conventional units ready for rental, of
which 116 had been previously assigned.
However, 70 of the 116 assignnents have
expired without the units being rented,
or reassigned.

Aut hority personnel said the high nunber
of expired assignnents was due to site
managers not reporting the status of the
current assignnent to the Adm ssions
Depart nent so that they could neke
adj ust nent s.
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Recommendat i on

Screening Applicants

Recommendat i on

97-PH-201-1004

W recomend HUD assure that the
Authority reassigns expired assigned
units tinely so that ready units are
| eased quickly. Also, the Authority
should require its site nmanagers to
tinely report the status of assigned
units to the Adm ssions Departnent.

The Authority did not have a sufficien t
nunber of screened applicants on it s
waiting lists to ensure quick | easing of
its ready units. The Authority personnel
said they sonmetimes had to call 2 O
applicants fromthe waiting lists before
they found sonmeone with all the required
information to be placed ina wunit. The
Aut hority had in excess of 10,00 O
applicants on its waiting list s. However,
t he screening process is | ong because of
the tinme required to obtain polic e
reports.

Because of the long wait to ob tain units,
applicants' situations sonetimes change,
and they are either no longer in th e
market for a unit or need a differen t
unit size, which appears to be one of the
reasons why so nany assignnents expir e
wi t hout the wunits being rented o r
reassi gned.

W recomend HUD assure that the
Authority maintains a sufficient nunber
of screened applicants on its waiting
lists to ensure quick l|easing and
assignnment of its units. The Authority
should also wupdate applicants' files
periodically, to ensure the applicants

are still in the market for a wunit,
whet her the applicants still qualify for
a unit, and to change the applicants’
per sonal information and status, if
necessary.
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The Authority does not have an approve d

Admission and Adm ssion and Qccupancy policy in effect.

Occupancy Policy Authority personnel provided a draf t
Adm ssi on and Cccupancy policy which had
been approved by its Boar d o f
Comm ssi oners, and indi cated changes had
been nade to the draft and a cop vy
submtted to HUD for approval.

Recommendat i on W recomend HUD ensure the Authority' s
Adm ssion and COccupancy policy is
approved and i npl enent ed.

The Aut hority acknowl edged th e

Authority's Comments difficulties with its Admssions Polic vy
and has taken several steps to inprove it
within statutory regulations. Th e

Aut hority indicated that they hav e
i npl emented changes in the policy, suc h
as multiple assignnents, and a re awaiting
approval of other changes, such as | ocal

pr ef er ences and nei ghbor hood- base d
waiting lists.
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Chapter 5

TENANTS ACCOUNTS RECEI VABLE

The previous QG audit report dated My 26, 1992 showed th e
Aut hority's residents owed $6.5 mllion in rent. The report als o]
showed that, although the Auth ority had inplenented a revised rent
collection policy, the wuncollected rents had increased b vy
approximately $2 nillion over the previous three years. The report
also indicated the Authority was slow in enforcing the |eas e
requi renents and repaynent agreenents.

The Authority identified the followin (g
Problems problens wth the Tenants Account s
Recei vabl e (TAR):

. Rent coll ecti on;

e Tenant delinquency;

 Evictions;

« Tenant repaynent agreenents; and,

e Under-utilization of both the
Vol untary Vendor Paynment Program an d
resi dent services.

The Authority developed the follown g

Strategies strategies in its 24-Mnth Querationa |
| nprovenent Plan to address th e probl ens:
. The adoption of a new dwel | ing | ease.

e The current rent collection syste m
woul d be review ed and adj ustnents nade
accordi ngly.

e A delinquent rent collection syste m
that is both firmand responsive to
the residents woul d be devel oped.

» The Authority |egal/site nanagenent

process for evictions wuld b e
revi ewed and changes nade.
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e Repaynent agreenents would be nad e
nore realistic.

e An attenpt woul d be nmade to expand the
Vol unt ary Vendor Paynent Progra m
Aut hori ty-w de.

* Expand the role of Resident Support in

t he rent col | ection process .
Qurrently, Resident Support provide s
pre-eviction co unseling. However ,
this counseling occurs too late in the
rent col l ection process. Thes e

services would be reviewed and changed
accordingly.

« Staffing levels may also Dbe a
contributor to the various problem s
listed. After a review, process staff
would be transferred and/or new
staff hired in order to inplenment th e
recomrendat i ons.

Tenants accounts recei vabl e bal ances are

Observations still excessive. The Public Housin g
Managenent  Assessnent Program (PHVAP )
dictates zero points for tenants | n

possessi on accounts receivabl es that are
over 10 percent. The nmeasurene nt excl udes
tenants covered by formal, up-to-dat e
repaynent agreenents.

The Authority's tenants account s
receivable balances for fiscal year
1994/ 95 and 1995/ 96 are as foll ows:

[7)]

1994/95 1995/96
Tenantsin
Possession $5,073,614 $5,197,794
Vacated Tenants $2,089,799 409,822
Total TAR $7.163413 $8,607.616

The Authority's TAR reports submtted to
HUD showed the percentage of delinquen t
tenants accounts receivable to tenants in
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New Lease

Voluntary Vendor
Payment Program

Collection Services

possession at March 31 of the followin g
years were:

Year_ Percent of Receivabl es
1993 44. 69
1994 45. 31
1995 47.43
1996 47. 86

A though the TAR balances have bee n
increasing, they are increasing at a
slower rate than in previous years.

The Authority has inpl ement ed procedures
to reduce its tenants accounts recei vabl e
bal ances, as foll ows:

The Authority inplenented a new leas e
during 1994. Al current tenants who are
not under a court proceeding are no
covered by the new | ease, which provides
stricter paynent requirenents an
collection guidelines. If the Authorit
holds its tenants to the new |eas
requi rements, we believe it sh ould result
in lower tenants accounts receivabl e
bal ances.

np<a =

The Authority has also expanded it s
Vol untary Vendor Paynent Program ( VWPP)

The WPP allows the Authority to coll ect
residents' rent directly from thei r
participation in the State's socia |
prograns. Since the WPP was i npl enent ed,
the nunber of tenants participating ha s
i ncreased to 1,310, wth nmont hl vy
col l ections of $139,197. This programis
projected to provide rent collections of
$1, 670, 364 over the next 12 nonths.

The Authority has contracted with a n
agency to provide collection s ervices for
its vacated tenant balances, and is i n
the process of entering into a n agreenent
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with the State to match vacated delinquent tenants' socia I
security nunbers with their database.

OIG Opinion

Recommendat i on

Resdent Employees

Recommendat i on

Evictions

97-PH-201-1004

Based on the above, it is clear that the

Aut hority is inplenenting effectiv e
procedures to reduce its tenan ts accounts
recei vabl e. It is recognized, however |,

that it will take nore than a two yea r
period to achieve the desired results.

W recommend that the Authority inplenent
t he proposed tenants repaynent agreenent,
strictly enforce the lease, and fully
devel op the other strategi es proposed to
reduce tenants accounts receivables.

The Authority tenants accounts receivable
for the period ending March 31, 199 6
i ncl uded resi dent enpl oyees whos e
bal ances totaled $119,818. The anoun t
included 31 full-tine enployees owin g
$42,982 and 69 tenporary and fornme r
enpl oyees ow ng $76,836. The Authorit vy
staff said that, although it is agains t
the law in Pennsylvania to garnis h
enpl oyees' salaries except for «chil d
support, they were trying to get th e
current enpl oyees with receivabl e
bal ances to wvolunteer to sign a n
agr eenent and I npl ement salar vy
deduct i ons.

We recommend HUD assist the Authority to
inplement a system to ensure resident
enpl oyees are current with their rents
and del i nquent resi dent enpl oyees'
bal ances are col |l ected.

The Authority did not make significan t
i mprovenents in its evictions proces s
during 1995. W reviewed the Authorit vy
evictions information for its fisca |
years 1994 and 1995, and although th e
Authority increased its court filing s
between 1994 and 1995, the nunber o f
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Recommendat i on

Authority's Comments

schedul ed and actual evictions decreased
during the period, as foll ows:

Court Schedul ed Act ual
Years Filings Evictions Evi cti ons
1994 1234 397 118
1995 1266 327 115

The Authority indicated in its 24-Mont h
Qperational |nprovenent Plan it woul d:

e review and nake changes to it s
evi ction process, and,

« recommend nore legal staff to carr vy
out the eviction process.

It appears that the above stra tegies were
not i npl enment ed.

The Authority staff said the r eason fewer
evi ctions are scheduled than cour t
filings are due to tenants:

« filing bankruptcy to avoid eviction;
e paying their balance in full; and,

e informng the Court that the unit does
not meet HB, s o that the Court allows
the tenant to escrow the rents.

The Authority also did not assig n
additional legal staff to the evictio n
pr ocess.

W recommend HUD ensure the Authority
imediately inplenents the strategies
included in its 24-Month Operational
| mprovenent Plan to address its eviction
probl ens.

The Authority stated that it has worke d
very hard to find solutions to this very

difficult problem The Authority ha s
enrolled 26 percent of the residents i n
the WPP and has a goal to increas e
enrollment to 30 percent, which wl |
improve current collections and preven t
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future TARs. The Authority has als o
contracted with a debt collection firm
The firmstarted in early Novenber, an d
has al ready nade sone col | ections.

The Authority has over $3 mll ion in TARs
under r epayment agreenents and i s
developing strategies to collect TAR s
from tenant/enpl oyees through payrol
deducti ons and repaynment agreenents, and
has instituted hiring agreenments t o
prevent future enpl oyee TARs.
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Chapter 6

Managenent

The Authority,

ADM N STRATI ON
| nformati on System

its 24-Month Qperational |nprovenent Plan :

i ndi cat ed Managenent Information System (MS) neede d
i nprovenent, and planned to hire a new D rector of Managenen t
I nformati on System purchase a new nai nfrane conputer, and p ur chase
termnals and printers. The Plan also noted the absence o f

standard operating procedures.

Problems

The Authority listed the followin g
problens as affecting its nanagenen t
i nformation system

bsol ete hardware and operating systens.
The current hardware was not able t o
support off-the-shelf software and | acked
the capacity for an Authority-wid e
net wor K.

 Lack of access to information. GQting
reasons of security, t he M
Depar t ment had |limted access t
i nformation, since many departnment
did not use certain infornatio
contained in the database. Access t
certain inforna tion was |imted, based
on a "need-to-know' rationale.

OSwoWw

« Dfficulty acce ssing information which
was nmade available to users. Report s
and user-friendly nenus were no t
i mredi atel y avail abl e.

e Low |evel of autonation. Man y
functions which should be automate d
were performed nanual |y.

e Lack of staff training. Very fe w
enpl oyees were conputer literate. Mst
enpl oyees could not use either PCs o r
systemtermnal s.
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Problems Addressed

Observations

97-PH-201-1004

e Little centralization of M
functi ons. No strategy governed th
purchase of PGCs and software, an
devel opnent of an agency-w de an
departnmental networKk.

oo oWy

* No syst ens anal ysi s function .
Enpl oyees wth questions or problem s
did not have tinely access to M S
staff.

The Authority indicated the new M S
Drector would have the respon sibility of
restructuring the MS departnent so that

it can nore effectively serve the need s
of its users. Several issues which were
addr essed 1 ncl uded:

e training - both nainframe and PC
e systens analysis - analyzing an d

figuring out how to neet the needs o
Aut hority departnents and operations

—h

 successfully converting current dat a
to the new system

* mai ntaining the systemand all of th e
Aut hority's personal conputers.

Qur review of the Authority managenen t
information systemreaffirned sonme of the
problens identified in the 24-Mont h
Operati onal | nmpr ovement Pl an
Specifically, we found that sone reports
were not reliable in providing require
information, and sone departnents wer e
not able to gain access to neede d
i nformati on.

o

The Authority, however, has been nakin g
progress in overhauling its managenen t
information system It hired a ne w
D rector of Managenent Informa tion System
and is now in the process of installin g
t he new system which should b e conpl et ed
by February 1997.
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Recommendat i on

Standard Operating
Procedures

Observations

Recommendat i on

Authority's Comments

W recomend HUD ensure the Authority' s
new managenent information system when
installed, provides: neaningful reports
and information; accessibility to all
operating departnents; and, appropriate
training to staff in accessing and
i nputting data and obtai ning reports.

The 24-Month (perational Inpro venent Plan
noted the absence of standard operatin g
procedures resulted in | ack of uniformty
in operations, and that a commtte e
shoul d be f or nmed consi sti ng o f
representatives of different operation s
with consi derabl e experi ence an d
expertise to put it together.

Qur review found the Authority still does
not have standard operating procedure s
for its operations, but it is makin g
pr ogr ess t onar ds devel opi ng an d
implenenting them for its operations
Specifically, the Authority has issued a
contract to PRWM Services to: develo p
and i npl enment st andard operatin g
procedures for all departnents; and ,
provide training for the staff after the
procedures are conplete. The contractor

is currently in the process of devel opi ng
t he procedures.

W recommend HUD review the standard
operating procedures to ensure they
conply wth both Authority and HUD
requirements and applicable directives
covering the Authority's prograns.

The Authority stated that the ne w
conputer systemis being inplenmented and
staff training is scheduled to begin
January 1997. Al so, the new standar
operating procedures are expected to b e
in place by March 1997.

o 5
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Chapter 7

AGREEMENTS W TH HUD

Previous OAG and other reviews repeatedly identified seriou S

problens with the Authority's operations that have existed f or many
years. The Authority has been designated "Troubl ed" by HUD since
Decenber 1984 because of its inability to correct the long s t andi ng

problens in its operations.

On May 20, 1992, with the agreenent of the Authority Board, HU D
appointed a "Special Mster" to manage and operate the Authorit y
for a one-year period. O April 28, 1993 HUD approved a Mem or andum
of Agreement (MDA) covering th e period April 1, 1993 through March
31, 1994. The MOA, a binding contractual agreenent, delineate d
strategies and goals that the Authority had to acconplish over the
termof the agreenent.

On August 27, 1993, HUID notified th e
Breach of the Annual Authority that it was in substantia |
Contributions Contract def aul t and br each of t he Annua |
Contributions Contract because it ha d
flagrantly failed to: operate it s
housing ©projects for the purpose o f
providing decent, safe, and sanitar vy
housi ng; maintain the | owrent character
of its projects in an efficient an d
econom ¢ nmanner ; and, maintain it s

housing projects in good repair, order
and condition. What lead HUD to thi
action was a decade of decline an
deterioration in performance by th
Authority. Specifically, the delivery of
mai nt enance was i nadequate, as evi denced
by the unacceptabl e physical ¢ ondition of
the projects, as well as the stacks o f
unfilled work orders; the Authority' s
vacancy rate increased over the years ;
and, eligible |owincone persons an d
famlies were ill-housed or not provided
wi t h needed housi ng.

O Qow-

Board of Commissioners
Restructured

As aresult of this action, th e Mayor appointed hinself and the
President of Gty Council to the Board of Comm ssioners. A new
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Execut ive Director was hired effective Qctober 1, 1993. Th
Authority was directed to develop a 24-nonth Qperationa

| nprovenent Pl an,

which woul d supersede the Menorandum o

had executed Menoranduns of Agreenent which resulted in onl

e

I

f

Agreenent reporting process. |In the past, HUD and the Aut ho rity
y

d

t enpor ary i nprovenents.

During the 24-nonth period HJUD woul

provide on-site and participatory presence at the Authority.

24-Month Operationd
Improvement Plan

Areas for Improvement

Significant
Accomplishments

97-PH-201-1004

To address the long-standing p roblens and
return the Authority to a non-trouble d
desi gnati on, HID and the Authorit vy
entered into an agreenent to devel op a
24-Month  Qperational |Inprovenent Plan |
whi ch woul d enable the Authority to neet
its basic mssion to provide d ecent, safe
and sanitary housing for eligibl
famlies. The Plan was a road nmap t
change and prioritized nodernizatio
activity, police and public safet
activities, resi dent servi ces, an
i nprovi ng day-to-day operations.

O SO0 O

The initial 24- Mont h Qperationa |
| nprovenent Pl an, for the peri od Decenber
1993 t hrough Novenber 1995, wa s presented
to HU in Novenber 1993, revised 0 n
February 3, 1994, and addressed th e
foll owi ng areas for inprovenent:

Si t e Managenent

Mai nt enance Managenent

Tenant Accounts Receivables/Ren t
Col | ection

. Long- Term Vacancy Reduction

. Moder ni zat i on/ Contracti ng and Pro -
cur enent

. Security

. Resi dent Affairs

The Authority issued a 12-Mdnths Statu s
Report in Decenber 1994, and p rovided HUDD
with quarterly status reports for th e
periods ending March 31 and June 30 ,
1995. At the end of the two years al |
pl an requirenments were not conpleted
However, we not ed significan t
acconpl i shnents in certain areas whic h
i ncl ude:
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OIG Opinion

* the inplenentati on of a new | ease;

 amssion state nent for the Authority;
e the rehabilitation and repair of ove r
2,400 units;

e various training provi ded t o
enpl oyees, including HX training;

e creation of a conbustion unit t o
handl e heating problens at the various
devel opnent s;

e a Departnent of Environnmental Services
created to handle |ead-based pain t
pr obl erns;

* additional mai nt enance personne |
hi r ed;

« Miintenance Departnent equipped wit h
addi ti onal vehicles to help wt h
oper ati ons;

e \Voluntary Vendor Paynent Progra m
i nmpl ement ed to I ncr ease ren t
col | ections;

e aconsultant hi red to devel op and hel p
i npl enent st andard operatin g
procedures for operations.

Al so, the Authority established a series

of interactive forums with residents i n
or der to include residents in th e
Aut hority's deci si on-nmaki ng process.

It is our opinion that the inp |enentation
and acconplishnents of the 24-Mont h
Qper ational | nprovenent Plan were a good
beginning in correcting the lo ng standing
problens at the Authority, and indicated
that the current nmanagenent of th e
Authority is commtted to naking th e
changes and inprovenents needed in th e
Aut hority's operations.
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PHMAP Assessment

Recommendat i on

Authority's Comments
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O Cctober 30, 1995 the Authorit vy
submtted a 24- Mont h perationa |
| mprovenent Pl an for Phase Il to HDt o
address the Public Housing Managenen t
Assessnent Program (PHVAP) ind icators and
i ncl ude quantifiable  standards fo r
nmeasur enent of t he Authority' s
per f or mance. h March 26, 1996, HU D
advised the Authority that the Plan fo r
Phase Il was well thought-out and all -
enconpassing, but it |acked definitiv e
PHVAP baselines and a tineline projecting
the Authority's recovery to a score of 60
percent or better. HID tentativel vy
approved the Pl an, subject to a n
i ndependent nmanagenent assessnent an d
advi sed the Authority that, upo n
conpl etion of the independent managenent
assessnent, they would work together t o
devel op a revised Menorandumo f Agreenent
reflecting definitive baselines an d
tinelines. Meanwhile, the Authority has
submtted a draft Menmorandumo f Agreenent
for HUD revi ew.

Oh July 15 and August 2, 1996 th e

Authority submtted to HUD quarterl vy
status reports on the 24-Month Plan
Phase I, for the quarters ended Marc h

31, and June 30, 1996, respectively.

W reconmmend that a Menorandum of
Agreenent reflecting definitive baselines
and tinmelines be execut ed and
i npl enment ed.

The Authority stated that it is in th e
process of developing a Menorandum o f
Agreenent with HUD which addre sses all of
our recomrendations, including PHVA P
baselines and tinelines. MNune rical goals
and specific schedul es are being set and
regul ar nmeetings are being held with HUID
staff in order to finalize the agreenent.
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Chapter 8

OTHER MATTERS

During our review we noted other natters that should be foll owed up

on related to |l egal costs,

the Drug EBimnation G ant Program and

Sout hwark Plaza. Specifically , the Authority needs to control the

ever i ncreasing cost of

| egal services, and should determn e

whether it would be nore economcal and cost effective to hir e
additional attorneys to performlegal services versus the current
practice of hiring outside legal firns. In addition, the Au thority

shoul d nmonitor a Tenant Managenent Corporation whi ch has recei ved
significant Drug Bimnation G rant funds. A so, actions should be

expedited to get the

rehabilitation of the Southwark Pl az a

devel opnent under way. Sout hwark Pl aza has been an ongoi ng concern
and the lack of progress inits rehabilitation was addressed in our

May 1992 audit report.

LEGAL COSTS

The Authority needs to anal yze the costs

of using outside |legal firns. From Apri
1990 to March 1996 the Authori ty expended
$8.5 mllion for outside I|egal firms. In
addition, $14.9 mllion has be en expended
for settlenent-rel ated costs. A signi -

ficant portion of the funds expended for
outside legal firns was related to th e
Authority's self-insurance pro gram which
is for personal injury clains nmad e
against the Authority. O the $8. 5
mllion expended for outside | egal firns,
$4.8 mllion, or 56 percent, relates t
the services provided for the self

i nsurance program The anounts paid t
outside legal firns wunder the self

i nsurance programhave grown s teadily, as
foll ows:

0]
0]

F i s ¢ a | Y e a r
Amount Paid To
Endi nag Mar c h 31
Qutside Legal Firns

$ 527,711
1 9 9 2
652, 521
1 9 9 3
802, 081
1 9 9 4
850, 398
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Sdf-Insurance
Settlements
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1 9 9 5

900, 245
1 9 9 6
1,112,609
T 0 t a |
$4.845,.56 5

Over a period of approximately fou r
years, five legal firns received $3. 2
mllion fromthe Authority, w th three of

the five firns receiving over $700,00 O
each.

O the $14.9 mllion expended fo r
settlement-related costs, $12.8 nmillion

or 86 percent, was for self-insuranc e
settlenent clains. The anount paid fo r
settl enent cl ai ns has also grow n
steadily, except for fiscal ye ar 1995, as
fol | ows:

Fi scal Year
Amount Pai d for
Endi nag Mar c h 31
Settlenent d ains
1991
$ 565, 661
1992
1, 210, 657
1993
2,511, 540
1994
3,318,078
1995
2,042,811
1996
3,181, 983
T o] t a |
$12,830. 730

As of March 31, 1996 the Authority ha d
1,036 open clains, with 431 of t hese open
clains assigned to 13 legal firns. Th e
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Other Services

Authority has estimated a rese rve anount,
or estimated claimanount, of $7 mllion
for these 431 open clains, with amunt s
rangi ng from $250 to $850,000 for the 431
open cl ai rs.

In addition to the self-insuranc
program the Authority has used outsid
legal firnms for services related t
enpl oyees' collective bargaining work
and litigation matters which includ
cl ass action suits involving |ead-base
paint and de facto denolition. Th
Authority also used outside legal firm
for suits involving two former Authority
enpl oyees. O the $8.5 nillion expended
for outside legal firnms, $3.7 mllion, or
44 percent, was for enpl oyees' col l ective
bargai ning work and litigation natters.

(o RN BN

nwoao-

The litigation matters included the la w
suits brought by the two forne r Authority

enpl oyees, specifically, the fornme r

Auditor and | nspector Ceneral.

The anmount paid to outside legal firm s
for enpl oyees' collective barg aining work
and litigation natters has inc reased over
500 percent since fiscal year 1991, a s
fol | ows:

Fi scal Year
Amounts Paid To
Endinag Mar ch 31
Qutside Legal Firns
1 9 9 1
$ 117, 422
1 9 9 2
294, 051
1 9 9 3
790, 086
1 9 9 4
765, 950
1 9 9 5
948, 280
1 9 9 6
755, 089
T o] t a |
$3. 670,87 8
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Authority's Legal Staff

OIG Opinion
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VW were advised that costs to outsid
legal firns increased because of the two
suits brought against the Authority b
the two forner enployees. The Authority
incurred legal costs of over $1 nillio
related to the two suits by the forne
Auditor and Inspector General. A so the
final settlements of these two case
resulted in payrments of $1.37 mllion
In addition, there were two class action
suits involving |ead-based paint and d
facto denolition, and six suits relate
to the termnation of enpl oyees.

The Authority's Legal Depart men
currently has six attorneys, W t
salaries budgeted for the six attorney
for fiscal years ending March 31, 199
and 1996 totaling $326,976 and 348, 829
respectively. Salaries for the si
attorneys ranged from $43, 351 to $69, 808
as of March 31, 1996. V¢ were advi se
by the Authority staff that the si
attorneys do work related to tenan
evi ctions, grievance and arbitration
reviewng contracts, work related t

o D

X o X O0o1nw o

o

bankruptcy, labor relations, ¢ ivil rights

and general advice to Authority staf
concerning program areas. In addition

f

the attorneys supervised the w ork done by

outside legal firms. W were advised by
Authority staff that there has been
smal|l attenpt to handl e personal injur
cases wth i n-house | egal staff
However, wusing outside legal firns i
wort hwhi | e because of their relationship
with the courts.

It is our opinion that the Authorit
should include in its planned assessnent
of its handling of self-insurance cases,
an evaluation of the cost effectivenes
of hiring additional legal staff t
perform sonme of the services provided by
outside legal firnms, particularly th
personal injury cases. Based on th
review of outside legal costs over

period of six years, it appears that the
costs will continue to go up. Ve wer
advised by Authority staff that the
would need 10 additional attorneys t
handle the workload related to persona
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Recommendat i on

Authority's Comments

OIG Evauation of
Authority's Comments

DRUG ELI M NATI ON GRANTS

Costs Incurred

injury  cases. In additional th e
Authority's law |library woul d have to be
upgr aded.

We reconmmend HUD revi ew and eval uate the
Authority's plans for controlling its
| egal costs, and provide guidance as to
t he strategies whi ch shoul d be
i npl enment ed.

The Authority stated that the vol une and
severity of legal issues varies and i s
inpossible to predict. A staff larg e
enough to handle the last few years
cases woul d be excessive for nore nornal
peri ods.

The Authority stated that it is takin g
the followng actions to help mtigat e
| egal costs in the future:

e The draft Menorandum of Agreenen t
contains a plan for an assessnent o f
the handling of self-insurance cases.

* The Authority is exploring th e
possibility of controlling costs b vy
placing basic liability cases with a n

i nsurance carrier.

VW revi sed our recommendation to refl ect
the Authority's comments.

Since 1993 the Authority has r eceived two
Drug Elimnation Qants. In 1993 th e
Aut hority recei ved a gr ant for
$3,317,900 and in 1995 the Authorit vy
received a grant for $5, 282, 250.

For the 1993 Drug Himnation Gant, the

Authority incurred costs of $3 ,070, 154 as
of Decenber 30, 1995. Approxi matel vy
$2,572,880, or 84 percent of the cost s
incurred, was used for salarie s, enployee
benefits, and | abor-related co sts for the
Drug Elimnation Task Force, which is a
unit of t he Authority's Polic e
Departnent. As of Decenber 30 , 1995, the
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OIG Opinion

Improvements Noted

Monitoring Needed
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Authority had incurred costs of $222, 334
for the 1995 Drug Himnation Gant.

Qur review of the Authority's Du g
B imnation Gant Programindi cates that
the Authority is carrying out t he program
as intended. The Authority has a Future

| nvest ment Programwhich is for children

at the devel opnents, with acti vities such
as after- school tutorial, and workshops
in comunication, drugs, health, art s
and crafts.

A report issued in 1994 prepared b
Chri st opher Cooper, Ph.D., entitled " An
Analysis of the Public Housing Dru
B imnation Program A Qide fo
Policymakers for Reducing Violent Oim
in Public Housing" was a study whic
eval uated how the Drug Elimnati on G ant
Program was being utilized by publi
housing authorities and what effect th
Drug Himnation Gant Program had o
violent crine. It suggested polic
al ternatives for reducing violent crim
in public housing, based on researc
findings and conclusions in the report
The Authority was one of the four public
housing authorities included in thi s
st udy. According to this report, th e
Drug Bimnation Gant-funded police unit
at the Authority greatly contr ibuted to a
decrease in violent crinme at certai n
devel opnents. The study al so noted that
the residents at two of the Authority' s
housi ng devel opnents which were targeted
wth Dug Bimnation Gant fu nds believe
that they are less likely to becone th e
victins of violent crine, and felt safer

in their devel opnents.

o0 T~ Q@ <

SO S DO

However, the Authority needs to nonito
the activities of the Abbottsford Hone
Tenant Managenent  Corporation, whic
recei ved $105,000 of the 1993 Dru
Bimnation Gant. Most of the fund
al | ocat ed were used for salaries ,
$26, 000, and security services, $71, 900,

at the devel opnent. The Authorit vy
submtted quarterly reports to HUD on the
Authority activities, but reported n o
activities for Abbottsford Hones Tenan t
Managenent Cor por ati on, although i t

naQ -n =
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No Monitoring

Recommendat i on

Authority's Comments

SOUTHWARK PLAZA

appears that there were activities
Based on correspondence submtted b vy
Abbot t sford Homes  Tenant Managenen t
Corporation, the $26,000 paid in salaries
was for the hiring of a part-tine staf f
person for $20,800 to provide services to
residents and youths, and the allocation

of $5,200 of the salary of the socia |
service director. The $71,900 was fo r
the partial costs paid to a securit vy
firm

The Authority staff provided no evi dence

that they had nonitored Abbott sford Homes
Tenant Managenent Corporation activities
to ensure that they are conplying wt
program requirenents. Ve were als
advised by Authority staff that n
nonitoring of Abbottsford Honme Tenan
Managenent Corporation had been done
The Abbottsford Hone Tenant Managenen
Corporation is scheduled to receive an

~ 00>

— -

addi tional $110,000 from the 1995 Dru g
Eimnation G ant.

W recommend that you advise the
Authority to nonitor the Abbottsford
Hones Tenant Managenent Corporation to
ensure that funds are being used properly
and that residents are benefiting from
the Drug Elimnation G ant Program

The Authority stated that It S
developing a strategy to nonitor th e
expenditure of Drug Elimnation Gan t
funds by the Abbottsford Homes Tenan t
Managenent Cor porati on.

Sout hwark Pl aza continues to s how little,
if any, activity with regard to th e
pl anned rehabilitation. The |ast report

submtted by the Authority which showe d
some activity was for the period endin ¢
Sept ember 30, 1994. At that tinme th e
Authority reported that the to tal cost of
work was $9.3 nillion, with ha rd costs of
$5.14 mllion and soft costs of $4.1 6
m |lion. V¢ were advised by Authorit vy
staff that, since this report, a n
addi tional $61,111 had been spent fo r
repairs in 1994 related to a leakin g

pi pe.
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Funding Provided

Recent Events

Ongoing Problems

Recommendat i on
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Sout hwar k Pl aza is an 886-uni t
devel opnent . Funding provided to th e
Southwark Plaza reconstruction total s
$48.2 mllion. HUD provided $42. 8
mllion and the Gty of Philadelphi a
comitted an additional $5.4 m illion from

its CDBG program

VW were advised by Authority staff tha t
Anerican Comunity Housi ng Associates is

no longer the consultant for Southwar Kk
Devel oprent Corporation, a non-profi t
corporation whi ch represents th e
residents of Southwark Plaza. Vé wer e
further advi sed t hat M chael' s
Devel opnent was the consultant , but as of

May 1996, the new consultant w as National
Housi ng Part nershi p. V¢ were recentl vy
advi sed by HUD staff that in O ctober 1996
the Authority submtted D sposition an d
Denolition Plans for Southwark Plaza t o
HUD for approval. HUD staff als o
indicated that the Authority wll b e
submtting a redevel opnment proposal t o
HUD. The Authority also submtted a
funding package to the Pennsylvani a
Housi ng Finance Agency for approval i n
Novenber 1996.

=~

The Authority, along with the Southwar
Devel opnent Corporation, needs to nmake a
determnation as to what they are goin ¢
to do wth this development in th e
imredi ate future. HUD provided initia |
f undi ng for this devel opnent fo r
reconstruction in 1987. As of June 1996,

nine years later, HUD is still waitin g
for a viable proposal to be submtted
Thi s 886- uni t devel opnent ha s

approximately 70 percent of the unit s
vacant and is in poor conditio n. As |long
as these units go vacant the costs wl |
continue to increase and rental incom e
that could have been earned, if th e
devel opnent was rehabilitated, wll b e
| ost.

Already it appears that the $9.3 mllion
expended for this devel opnent was wast ed.

VW recommend that HUD expedite its review
of the Southwark rehabilitation plans and
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proposal s submtted by the Aut hority, and
assist the Authority in making whatever
revisions are needed to get the Sout hwar k
rehabilitation underway.

" The Authority stated that a co nprehensive
Aduthority's Comments redevel opnent pl an has been subnitted to

HID and awaits final approval. th e
Authority has al so assenbled a transition
team consisting of Aut hority an d
Phi | adel phi a Redevel opnent Authorit vy
staff, consultants, wutilities and th e
Sout hwark Pl aza Limted Partnership.
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Appendi x A

1451 N Hol | ywood Street

The unit inspection report dated Decenber 21, 1995 showed 38 HQ S

vi ol ati ons. No work orders for repairs were generated fromthi S
report . Qur visit on March 21, 1996 showed all the repair item S
identified on the inspection report were still evident, including

such itens as:

eall windows were deteriorated and needed repl aci ng (photo),

eall flooring in unit was badly danaged,

ebat hroomwas in bad condition , the Authority did sone repairs,
but they were not conpl ete and shoddy (photo),

ekitchen fl oor was weak and needed to be repl aced,

*living and dining roomceilings were buckling, and cracked.
Sone repairs were done to the dining roomceiling, but they
wer e shoddy and not conpl ete and,

eentrance door had large gap allowing cold air to enter unit.
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1933 W Norris Street

This unit inspection report dated Septenber 19, 1995 showed 5 HXEB

vi ol ati ons. A work order prepared for the collapsing bathroo m
ceiling showed the work was conpl eted. However, during our visit

on March 13, 1996 we found the ceiling was not fixed and th e
foll owi ng additional violations:

*kitchen cabi nets need to be repl aced,
*living roomfloor needs to be repaired,
*large hole in hallway ceiling (photo),
elarge holes in unit walls,
einterior doors off hinges,
*basenent flooded with live electric wires in water,
*no handrails on basenent stairs and,
edeteriorated front doors.
Appendi x B

Page 51 97-PH-201-1004



Recomendat i ons

Followng is a consolidated |ist of recommendations to HID. HU

needs to aggressively followthe Authority's progress in cor

its problens and:

Vacancy Reduction

Inspections

97-PH-201-1004

1A

1B.

2A

2B.

2C

Assure the Authority expands it
strategic plan to account for an
assess the viability of all 7,00

D

recting

S
d
0

scattered site units, so that it can

addr ess: the high cost 0
renovati ons ver sus conventi ona

f
I

devel opnents; coordinating wit h Gty

agencies so that only wunits |
stable or revitalized areas ar

n
e

renovated; and, the slow progr ess in
putting scattered site units b ack on

i ne.

Assure the Authority establishe
realistic goals on the nunber o
units to be rehabilitated o
repaired on a nonthly basis, an
i nclude the goals in the Menorandum
of Agreenent.

Assure the Authority establishes

nmechanism to evaluate, on a yearl
basis, its progress in bringing

certain percentage of its faile
scattered site units up to H®EG.

Assure that the Authority hires and
trains qualified constructio
nmanagers, i nspectors and th
necessary md-level nmanagers an
supervisors, so that units conpl
with HQ and inspection reports are
properly conpl et ed.

o= —n;m

oo O

< om?>S

Require the Authority to fill in the

| ead-based paint section of th
i nspection reports, and renove al
the peeling, chipping and |oos
paint found in its wunits, wt
priority given to units with snal
chi l dren.
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Maintenance and Work
Orders

Admissions and
Occupancy

Tenants Accounts
Recavable

3A

3B.

3C

4A

4B.

4C,

S5A

5B.

Ensure the Authority tinely pr epares
work orders for all repair item s
identified on annual HQS i nspection
reports.

Require the Authority ensures al |
work orders are conpleted prior t o
bei ng cl osed out.

Ensure the Authority inplenent
procedures to repair units afte
repair and/ or r epl acenent o f
ceilings and wal | s.

]

Assure that the Authority reassigns
expired assigned units timely s o
that ready units are leased qu ickly.
Al so, the Authority should requir e
its site managers to tinely repor t
the status of assigned units to the
Adm ssi ons Depart nent.

Assure the Authority naintains a
suf fi ci ent nunber of screene d
applicants on its waiting lists t o
ensure qui ck | easing and assi gnment

of its units. A so, the Authorit vy
should update applicants' file s
periodi cal |y, to ensure th e
applicants are still in the marke t
for a unit, whether the applicant s
still qualify for a unit, and t o

I

change the applicants' persona
information and status if nece ssary.

Ensure the Authority's Admssi on and
Cccupancy policy is approved an d
i npl enent ed.

Ensure the Authority inplenments the
proposed tenant repaynent agre ement,
strictly enforces the lease, an d
fully devel ops the other strategies
proposed to reduce tenants accounts
recei vabl e.

Assist the Authority to inplenent a
systemto ensure resident enpl oyees
are current with their rents an
del i nquent resi dent enpl oye e
bal ances are col | ect ed.

o
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Administration

Agreements with HUD

Other Matters
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5C

6B.

8B.

8C.

6A

TA

8A

Ensure the Authority inmmedi atel
inplenents the strategies include
in its 24- Mont h Qper ati ona
| npr ovenent Plan to address it
evi ction probl ens.

n —ox

Ensure t he Authority's ne w
managenent information system,

when i nstall ed, provi des
meani ngf ul reports an
information; ac cessibility to all
operati ng depart nents; and
appropriate training to staff i

accessing and inputting data an
obt ai ni ng reports.

o--

o 5~

Revi ew the standard operatin g
procedures to ensure they conpl vy
with Authority and HUD requirenents
and applicable directives coverin (¢
the Authority's prograns.

Execute and i npl enent a Menorandu m
of Agr eement reflectin g
definitive basel i nes an d
tinmelines.

Review and evaluate the Authority' s
plans for controlling its lega |
costs, and prov ide guidance as to

the strategies which should b e
i npl enent ed.

Advi se the Authority to nonitor the
Abbot t sford Honmes Tenant Managenent
Corporation to ensure that fun ds are
used properly and that residen ts are
benefiting fromthe Drug BHim nation
G ant Program

Expedite review of the Southwar k
rehabilitation plans and proposal s
submtted by the Authority, an d
assist the Authority in nakin g
what ever revisions are needed to get
t he Sout hwar k rehabilitatio n
under way.
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Appendi x D
D stribution

Secretary's Representative, Md-Atlantic, 3AS

Internal Control & Audit Resolution Staff, 3AFI

Drector, Ofice of Public Housing, 3AP

Drector, Admnistrative Service Center, 2AA

Assistant to the Deputy Secretary for Field Managenent, SDF (Room
7106)

Conptrol ler/Audit Liaison Oficer, PF (Room5156) (3)

Acqui sitions Librarian, Library, AS (Room 8141)

Chief Financial Oficer, F (Room 10164) (2)

Deputy Chief Financial Oficer for Finance, FF (Room 10164) (2)
Director, Ofice of Lead Hazard Control, L (Room B-133 HU D
Bui I di ng) (2)

Drector, Ofice of Capital Inprovenents, PTC (Room 4130) (2)
Drector, Admnistration and M ntenance D vision, PHW (Roo m 4214)
Drector, Ofice of Troubled Agency Recovery, PB (Room 4148)

Associ ate General Counsel, Cfice of Assisted Housing and Co muni ty
Devel opnent, CD (Room 8162)

D rector, Housing and Community Devel opnent |ssue Area, U S GAQ
441 G Street, NW Room 2474, \Washi ngton, DC 20548

Attn: Judy Engl and-Joseph

Executive Drector, Philadel phia Housing Authority, 2012 Chest nut
Street, Philadel phia, PA 19107
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